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Housing – Europe

COVID-19 accelerates housing market
trends, exacerbating wealth inequalities
Summary
COVID-19 will accelerate fundamental shifts in the housing market in Europe, with
affordability declining despite falling prices, demand for social housing and rental market
regulation increasing. Housing preferences are shifting in part from urban areas to smaller
cities and suburbs, although cities remain attractive.

» House prices will decline because of COVID-19, particularly in tourism-dependent
countries. European house prices have remained stable in 2020, but we expect prices
to decline in most countries in the aftermath of COVID-19, given the severe economic
downturn triggered by the pandemic. Declining house prices will be credit negative for
nonperforming loan (NPL) securitisations. European banks will face higher credit costs
because of increasing NPLs, but robust capital reserves will mitigate this risk. We expect
no credit impact for housing companies operating in highly regulated rental markets like
Germany.

» Housing affordability will worsen for young and low-income population groups.
Whilst house prices will decline, housing affordability will worsen for many prospective
buyers post COVID-19, because of reduced earnings and access to finance. Debt
availability will be limited because of stricter underwriting. This will affect young and low-
income groups in particular, exacerbating wealth inequalities.

» Demand for social housing and rental market regulation will increase. We expect
demand for social housing will increase, given rising unemployment and income losses
amid the economic downturn. Rental market regulation will also likely increase to protect
vulnerable tenants. This will lead to an increase in arrears for housing associations and
local governments in the short-term and constraints in respect of government funding in
the medium-term.

» Housing demand will shift in part from city center locations to suburbs. Cities
will nonetheless remain attractive. The growing prevalence of remote working and
the decrease in affordability because of COVID-19 will accelerate the shift in demand
for housing away from urban areas towards smaller cities and suburbs. House prices in
big cities will recover more slowly than other parts of each country, in contrast to what
happened after the global financial crisis.

http://www.surveygizmo.com/s3/1133212/Rate-this-research?pubid=PBS_1248497
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House prices will decline because of COVID-19, particularly in tourism-dependent countries
COVID-19 has triggered a severe economic downturn in Europe, with GDP contracting on an unprecedented scale and unemployment
rising. European house prices have remained stable in 2020 to date because of policy support, but given the extent of the economic
downturn, we expect prices will fall in most European countries in the aftermath of the pandemic. The decline in 2021 will be followed
by a recovery expected to take hold from 2022, on the back of a wider post-crisis economic rebound.

Historically, residential transaction volumes and prices across Europe have closely followed economic activity and prices declined
significantly following the global financial crisis, as Exhibit 1 shows. This was particularly pronounced in countries like Spain, Ireland and
the UK (see Appendix). In 2020, government policy support - including income support measures and mortgage payment moratoria -
have shielded house prices since the virus outbreak.

The unprecedented GDP decline in 2020 and ongoing uncertainty about the pandemic will be negative for households’ earnings,
appetite for borrowing and housing demand. While we expect the Euro area economy will recover in 2021 (4.7% GDP growth), it will
take time for economic activity to return to pre-pandemic levels in all sectors and unemployment will remain elevated across major
countries. We therefore expect house prices will decline in many western European countries in 2021, given that recessions have
historically reduced housing demand because of lower disposable income, job losses and uncertain sentiment. The extent of price
declines will depend on supply and demand dynamics in specific markets and it will be softened by the unprecedented fiscal income-
supporting measures implemented during the crisis.

Exhibit 1

European house price changes are closely linked to GDP movements
Nominal GDP and house price index (HPI), growth vs previous year

Note: HPI shows aggregated EU 27 data.
Source: Moody's Investors Service, based on Eurostat data

House price risks will differ between European countries
House price risks will differ between European countries and regions in the aftermath of COVID-19. Risks will be highest for southern
European countries with relatively high dependence on industries such as tourism, as well as the UK, where Brexit is compounding
COVID-19-related house price pressures.

Southern Europe's exposure to tourism will raise house price risks
In Southern Europe, economies are more dependent than other European countries on sectors such as hotels, restaurants and tourism,
which have been hit hard by the economic fallout from COVID-19. For example, approximately 11% of Spanish GDP, 13% of Italian
GDP and 7.3% of French GDP is related to tourism, whilst this accounts for only 4.5% of German GDP. This will raise house price risks
in Spain, Italy and France in the wake of COVID-19. Within these countries, coastal regions depend more on tourism than other areas
(Exhibit 2). Depending on the time it will take for tourism to reach pre-COVID-19 levels, we would expect residential stock in these

This publication does not announce a credit rating action. For any credit ratings referenced in this publication, please see the ratings tab on the issuer/entity page on
www.moodys.com for the most updated credit rating action information and rating history.

2          23 November 2020 Housing – Europe: COVID-19 accelerates housing market trends, exacerbating wealth inequalities



MOODY'S INVESTORS SERVICE CROSS-SECTOR

areas to shift from short-term holiday lets to the long-term lettings markets, leading to oversupply in the rental market and ultimately
adding to house price risks.

Exhibit 2

Southern Europe and the UK will suffer bigger house price declines
Nights spent at tourist accommodation (in million per year) and HPI forecast

Sources: Moody's Investors Service, based on Eurostat data. HPI forecasts are based on Moody's Investors Service projections

Brexit will add to COVID-19 house prices risks for the UK
In the UK, the house price outlook is more negative than for other European countries, given the economic disruption of Brexit in
addition to COVID-19.

UK house prices actually increased to record highs between July and October 2020, immediately after the economy recorded its
deepest ever contraction in the second quarter of 2020. Prices increased because of pent-up demand after lockdowns eased, as well as
the government's stamp duty land tax (SDLT) payment holiday scheme, which will end in March 2021.1

However, given the economic and labour market downturn and Brexit uncertainty, UK house price increases are unlikely to last. As
prices decline, it will become more difficult for highly-leveraged UK borrowers to refinance mortgages.
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Risks will be lower in Germany and Nordic countries
In Germany and Nordic countries, house price risks will be lower than in other regions in the aftermath of COVID-19. In these
countries, rental market regulation results in a structural undersupply of apartments, which will support prices in the wake of the
pandemic. The social security systems in Germany and Nordic countries are also strong, which will support house prices. As a result, we
expect that there will be little adverse credit consequences for large corporate issuers that provide affordable rental apartments in these
countries. House price risks will be higher outside of the affordable housing sectors.

Declining house prices will increase securitizations' loss severities and reduce banks' abilities to resolve increasing NPLs
Declining house prices are credit negative for residential mortgage-backed securities (RMBS), because increased loan-to-value (LTV)
ratios will result in higher refinancing risk and ultimately in higher loss severity. Structural features and portfolio characteristics mitigate
these risks for RMBS, especially with prime owner-occupied collateral.

Declining house prices are particularly credit negative for NPL securitisations, because they reduce recovery prospects given the
higher leverage in such portfolios. Recovery timing will increase because of lock-down periods, market liquidity and the required price
adaption by seller and buyer for a successful asset realisation.

Exhibit 3 shows that we expect banks' NPL ratios to increase in major European countries in 2022 compared with 2019. European
banks' robust capital reserves will mitigate this risk. We expect problem loans in major European economies to peak at roughly
twice their pre-COVID-19 levels, though new furlough schemes and moratoria will push back the timing of this. NPLs will mostly
increase because of problems loans in sectors particularly exposed to COVID-19 disruptions, like small and medium sized corporates,
commercial real estate and unsecured consumer lending, and less because of mortgage loans to retail clients. The key challenge for the
banking sector will be to deal with higher credit costs without impairing capital positions, a task that will be most difficult for banks
with weak core profitability, or banks with concentrated exposures to COVID-19 hit sectors, or both. Overall, we expect European
banks will be able to absorb higher credit costs if there is a short-term dip in house prices. If house prices decline in the medium term,
the negative credit implications would be more severe.

Exhibit 3

NPLs will increase in Europe
Baseline scenario NPLs as a % of gross loans (2019 vs 2022)
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Source: Moody's Investors Service

Housing affordability will worsen for young and low-income population groups
Whilst house prices will decline, there will be a simultaneous reduction in household earnings and lower debt availability. As a result,
housing affordability will worsen for young and low-income groups even as prices decline.
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Incomes will decline, worsening affordability
Young and low-income cohorts are more likely than other population groups to lose jobs and income because of the economic fallout
from COVID-19, given that these groups account for a large proportion of employees in industries facing significant disruptions because
of the pandemic, such as hospitality, retail and tourism.

The jobs that are most disrupted by COVID-19, such as restaurant and hotel roles, have the lowest average wages, as Exhibit 4 shows.
In contrast, jobs that can be performed remotely, including most professional services roles, are mostly at the higher end of the income
range.

Exhibit 4

COVID-19 has significantly disrupted low-income employment sectors
Average wage percentile, by job category
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Note: Job category descriptions: Essential - food production, pharmaceutical production, utilities, transport, health (fully active). Teleworkable - education, public administration,
professional services (insurance, finance, accounting, programming, research, design, advertising, telecommunication) (fully active). Partly active - retail, chemicals and paper
manufacturing (mostly essential, not teleworkable). Mostly non-essential - leisure, hotel, restaurants, manufacturing, construction, machine and computer repairs (partly active, not
teleworkable). Closed - hospitality, accommodation, leisure and recreation services, personal services, travel agencies (non-essential). For further details, see The COVID confinement
measures and EU labour markets
Source: Moody's Investors Service, based on European Commission data

Even before the pandemic, housing affordability was worsening in Europe, with home purchase deposit requirements becoming
increasingly challenging for low-income buyers, given prevailing house-price-to-income ratios. The economic effects of the pandemic
will exacerbate this issue, particularly for young and low-income home buyers, because reduced incomes and lower debt availability will
outweigh declining house prices. In Paris, the average home buyer needed around 23 times the average annual disposable income to
purchase a 70 square meter property in 2019, compared with 11 times in Madrid, as Exhibit 5 shows.

Exhibit 5

Housing affordability has worsened in many European cities
Cost of 70sq meter property, in times of average annual disposable income
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Note 1: Average disposable income for each city based on Eurostat data.
Note 2: Average house price calculated as average price per square meter times 70
Source: Moody's Investors Service, based on Eurostat data
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Stricter underwriting criteria will restrict access to finance for some borrowers
In some European countries, lenders have tightened underwriting criteria in their immediate response to the worsening macroeconomic
environment triggered by COVID-19. Tighter underwriting is positive for loan credit quality, but it will reduce the supply of finance for
weaker borrowers such as young and low-income households, exacerbating housing affordability issues for these groups.

We expect banks' lending will focus on prime borrowers whilst banks have raised credit standards as an interim response to the
pandemic in anticipation of heightened price risk prior to a rebound in the medium-term. The shift to a gig economy means that a
rising proportion of employment is short-term and on a self-employed basis, without company protection in events such as COVID-19.
At the same time, underwriting criteria for mortgage lending focusses on evidence of salaried or otherwise stable incomes, which
does not match the evolution in this segment of the job market. As a result, debt finance availability for self-employed and temporary
workers will be limited and subject to mortgage rates and deposit requirements that are higher than for more traditional borrowers.

Banks have remained fairly strong since the coronavirus outbreak and have continued to provide credit, albeit more selectively. For the
Euro area, credit standards for housing loans continued to tighten significantly in the third quarter, related mostly to the deteriorating
economic outlook. The rejection rate for housing loans increased to 8% in the third quarter 2020, from 4% in the second quarter,
athough there was a massive increase in demand.2

For the UK, second quarter data signals both a decline in supply and demand for housing loans, because of tighter credit conditions.3

In the UK, lenders have recently increased interest rates for high LTV loans more than for lower LTV loans4, squeezing first-time home
buyers, who are particularly dependent on these. In addition, many lenders have reduced high LTV lending in response to the worsening
economic environment. During the first half of 2020, UK mortgage approvals for first-time buyers declined 6% compared with the
same period a year earlier, with first-time-buyer mortgage volumes dropping to around 18% of total mortgage lending volume in the
second quarter of 2020, the lowest since the first quarter of 2016.

Demand for social housing and rental market regulation will increase
We expect demand for social housing will increase in the aftermath of COVID-19, given rising unemployment and income losses amid
the economic downturn in Europe. Rental market regulation will also likely increase, with governments legislating to protect tenants
hurt financially by the economic downturn.

Demand for social housing will increase
As incomes decline amid the economic downturn in Europe and temporary government wage support schemes taper off, renting will
become less affordable for many households. As a result, we expect demand for social housing will rise in the aftermath of COVID-19.

However, fiscal pressures at the sovereign level will limit capacity to extend temporary income support schemes, increase income
support via benefits systems, or fund new social housing above what is already planned. New supply of social housing will not keep
pace with increased demand, which will exacerbate social housing shortages.

Arrears may increase for housing associations and local governments in the short-term as rental affordability declines. However, the
credit implications will be minimal for housing associations, given that they benefit from countercyclical demand and stable operating
cash flows underpinned by government-backed rental income.

Rental market regulation will increase
European governments may increasingly turn to regulation to support tenants in the aftermath of the pandemic, as some did after the
2008 financial crisis.

European governments' funding of emergency COVID-19 support measures, in combination with the negative outlook for raising tax,
will create budget constraints and reduce governments' capacity to provide direct fiscal support to tenants. These budget constraints
increase the likelihood that governments will use regulation to protect tenants.

In recent years, some European countries have adopted more renter-friendly regulation. For example, Ireland introduced rent controls,
France limited rent increases and Spain made the eviction process more challenging. In Germany, where the rental market is already
heavily regulated, there was political debate about tighter regulation even before the COVID-19 outbreak.
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Rent affordability was worsening in many European cities before COVID-19, as Exhibit 6 shows. This was particularly the case in Dublin,
where the average rent was almost 80% of average salary in 2019, reflecting low supply and low unemployment, and Lisbon, where
the figure was close to 90%, given strong tourism-related property demand. In Berlin, the average rent was below 40% of average
salary, reflecting rent controls. The data showed in Exhibit 6 may be less representative for some cities as it takes into consideration the
average rent for a 2 bedroom apartment in relatively affluent areas.

Exhibit 6

Rent affordability is worsening in some European cities
Rent as % of average salary, by city
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Note 1: Average gross income for each city based on Eurostat data.
Note 2: Average rent for a 2 bedroom apartment based on Eurostat data. The neighborhoods included in the sample are classified as residential affluent areas.
Note 3: The data does not consider multiple incomes that would improve the ratio.
Source: Moody's Investors Service, based on Eurostat data

Housing demand will shift in part from city centre locations to suburbs. Cities will nonetheless remain
attractive.
The growing prevalence of remote working because of COVID-19 and the decrease in affordability among workers employed in the
most affected sectors will accelerate a shift in demand for housing away from densely-populated urban areas in Europe and toward
smaller cities and suburbs.

COVID-19 has ingrained remote working as a viable option for many employers and employees. We expect many people and
businesses will maintain flexible working arrangements in the aftermath of the pandemic, with some work from home rather than a
full-time return to business premises.

As people spend more time working from home and away from offices, demand for housing within close proximity to major urban
centers will decline meaningfully. Instead, buyers will increasingly look for larger housing that can accommodate home working further
from city centres. The shift away from densely populated urban areas was already underway before COVID-19 and we expect this will
accelerate in the wake of the pandemic. As an example, in the second quarter of 2020, home purchase transactions in Paris declined
significantly more than in other less-densely populated areas, as Exhibit 7 shows.

Rising property costs because of urbanisation in big cities, as has occurred in Paris, will shift population groups towards small and
medium-sized cities or suburbs that offer employment opportunities, connectivity and amenities in an urban, but more affordable
environment. However, urbanisation trends will vary across Europe and we expect many major cities will continue to thrive by
attracting and retaining citizens, given the cities' large higher education sectors, the availability of skilled jobs and by offering well-being
in an urban environment. For example, we expect this will be the case for the largest cities in Germany.
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Exhibit 7

Home purchases in Paris declined in the second quarter of 2020
% change in home purchase transactions, by city and population density (inhabitants per sq km)
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Source: Moody's Investors Service, based on National Institute of Statistics and Economic Studies and other sources

Following the 2008 global financial crisis, house prices in most European countries rebounded faster and with greater magnitude in
central city locations than other parts of each country. This was driven by a recovery in local demand, but also an increase in foreign
investment and local investors in the short-term letting business. This trend is unlikely to repeat if the demand in secondary cities and
suburban area will continue to be strong after the pandemic ends.
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Appendix
GDP and house prices changes for Western European countries
Exhibit 8

Spain GDP and HPI growth vs previous year
Exhibit 9

France GDP and HPI growth vs previous year
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Exhibit 10

Italy GDP and HPI growth vs previous year
Exhibit 11

Netherlands GDP and HPI growth vs previous year
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Exhibit 12

Portugal GDP and HPI growth vs previous year
Exhibit 13

United Kingdom GDP and HPI growth vs previous year
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Exhibit 14

Ireland GDP and HPI growth vs previous year
Exhibit 15

Germany GDP and HPI growth vs previous year
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Moody’s related publications
Topic pages

» Coronavirus Effects

» Coronavirus Policy Response

Research

» Negative 2021 outlook as pandemic fallout weighs on economic activity, government finances, complicates policy choices 10
November 2020

» 2021 Outlook – Slow economic recovery and uneven pandemic effects will shape credit environment 9 November 2020

» Nascent economic rebound takes hold globally but recovery will remain fragile 12 November 2020

» Coronavirus - Europe: COVID Recovery Monitor, Europe: October 2020, 28 October 2020

» Retail real estate – Europe: Coronavirus exacerbates difficult operating environment, weighing on credit quality, 27 October 2020

» Banks – Cross Region: Pandemic induced credit losses set to rise, 15 October 2020

» Banks – Europe: European government guarantee schemes benefit bank asset quality, 21 September 2020

» Covered Bonds – Europe: Post-coronavirus covered bonds face policy shifts, weaker collateral and ESG scrutiny, 8 September 2020

» Sovereign – Europe: Tourism exposure concentrated in Southern Europe, but credit profiles remain resilient, 28 August 2020

» Coronavirus – Global: Consumer comfort vital for travel, tourism dependent sectors’ eventual recovery, 25 August 2020

» Housing – US: Urban markets will recover after pandemic as Americans' housing decisions evolve, 19 August 2020

» Sovereign – Europe: Economic recovery and policy effectiveness key to government credit profiles in the euro area, 24 July 2020

» Credit Conditions – Europe: Post-Covid Europe: More indebted, more social, more tech-reliant, 22 July 2020

» Structured Finance – Global: Coronavirus pandemic will accelerate and reshape credit trends in structured finance, 15 July 2020

To access any of these reports, click on the entry above. Note that these references are current as of the date of publication of this
report and that more recent reports may be available. All research may not be available to all clients.
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Endnotes
1 The scheme allows buyers to save 3% SDLT on purchase prices up to £500,0000. First-time home buyers were exempt from SDLT before the new

government scheme, so home purchasing activity between July and October was largely led by more affluent buyer groups.

2 Source: The euro area lending survey.

3 Source: Bank of England.

4 Source: Bank of England

12          23 November 2020 Housing – Europe: COVID-19 accelerates housing market trends, exacerbating wealth inequalities

https://www.ecb.europa.eu/stats/ecb_surveys/bank_lending_survey/html/ecb.blssurvey2020q3~a04de75e7f.en.html#toc1
https://www.bankofengland.co.uk/credit-conditions-survey/2020/2020-q2


MOODY'S INVESTORS SERVICE CROSS-SECTOR

© 2020 Moody’s Corporation, Moody’s Investors Service, Inc., Moody’s Analytics, Inc. and/or their licensors and affiliates (collectively, “MOODY’S”). All rights reserved.

CREDIT RATINGS ISSUED BY MOODY'S INVESTORS SERVICE, INC. AND/OR ITS CREDIT RATINGS AFFILIATES ARE MOODY’S CURRENT OPINIONS OF THE RELATIVE FUTURE
CREDIT RISK OF ENTITIES, CREDIT COMMITMENTS, OR DEBT OR DEBT-LIKE SECURITIES, AND MATERIALS, PRODUCTS, SERVICES AND INFORMATION PUBLISHED BY MOODY’S
(COLLECTIVELY, “PUBLICATIONS”) MAY INCLUDE SUCH CURRENT OPINIONS. MOODY’S INVESTORS SERVICE DEFINES CREDIT RISK AS THE RISK THAT AN ENTITY MAY
NOT MEET ITS CONTRACTUAL FINANCIAL OBLIGATIONS AS THEY COME DUE AND ANY ESTIMATED FINANCIAL LOSS IN THE EVENT OF DEFAULT OR IMPAIRMENT. SEE
MOODY’S RATING SYMBOLS AND DEFINITIONS PUBLICATION FOR INFORMATION ON THE TYPES OF CONTRACTUAL FINANCIAL OBLIGATIONS ADDRESSED BY MOODY’S
INVESTORS SERVICE CREDIT RATINGS. CREDIT RATINGS DO NOT ADDRESS ANY OTHER RISK, INCLUDING BUT NOT LIMITED TO: LIQUIDITY RISK, MARKET VALUE RISK, OR
PRICE VOLATILITY. CREDIT RATINGS, NON-CREDIT ASSESSMENTS (“ASSESSMENTS”), AND OTHER OPINIONS INCLUDED IN MOODY’S PUBLICATIONS ARE NOT STATEMENTS
OF CURRENT OR HISTORICAL FACT. MOODY’S PUBLICATIONS MAY ALSO INCLUDE QUANTITATIVE MODEL-BASED ESTIMATES OF CREDIT RISK AND RELATED OPINIONS OR
COMMENTARY PUBLISHED BY MOODY’S ANALYTICS, INC. AND/OR ITS AFFILIATES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS DO
NOT CONSTITUTE OR PROVIDE INVESTMENT OR FINANCIAL ADVICE, AND MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT
AND DO NOT PROVIDE RECOMMENDATIONS TO PURCHASE, SELL, OR HOLD PARTICULAR SECURITIES. MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND
PUBLICATIONS DO NOT COMMENT ON THE SUITABILITY OF AN INVESTMENT FOR ANY PARTICULAR INVESTOR. MOODY’S ISSUES ITS CREDIT RATINGS, ASSESSMENTS AND
OTHER OPINIONS AND PUBLISHES ITS PUBLICATIONS WITH THE EXPECTATION AND UNDERSTANDING THAT EACH INVESTOR WILL, WITH DUE CARE, MAKE ITS OWN STUDY
AND EVALUATION OF EACH SECURITY THAT IS UNDER CONSIDERATION FOR PURCHASE, HOLDING, OR SALE.

MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS, AND PUBLICATIONS ARE NOT INTENDED FOR USE BY RETAIL INVESTORS AND IT WOULD BE RECKLESS
AND INAPPROPRIATE FOR RETAIL INVESTORS TO USE MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS OR PUBLICATIONS WHEN MAKING AN INVESTMENT
DECISION. IF IN DOUBT YOU SHOULD CONTACT YOUR FINANCIAL OR OTHER PROFESSIONAL ADVISER. ALL INFORMATION CONTAINED HEREIN IS PROTECTED BY
LAW, INCLUDING BUT NOT LIMITED TO, COPYRIGHT LAW, AND NONE OF SUCH INFORMATION MAY BE COPIED OR OTHERWISE REPRODUCED, REPACKAGED, FURTHER
TRANSMITTED, TRANSFERRED, DISSEMINATED, REDISTRIBUTED OR RESOLD, OR STORED FOR SUBSEQUENT USE FOR ANY SUCH PURPOSE, IN WHOLE OR IN PART, IN ANY
FORM OR MANNER OR BY ANY MEANS WHATSOEVER, BY ANY PERSON WITHOUT MOODY’S PRIOR WRITTEN CONSENT.

MOODY’S CREDIT RATINGS, ASSESSMENTS, OTHER OPINIONS AND PUBLICATIONS ARE NOT INTENDED FOR USE BY ANY PERSON AS A BENCHMARK AS THAT TERM IS
DEFINED FOR REGULATORY PURPOSES AND MUST NOT BE USED IN ANY WAY THAT COULD RESULT IN THEM BEING CONSIDERED A BENCHMARK.

All information contained herein is obtained by MOODY’S from sources believed by it to be accurate and reliable. Because of the possibility of human or mechanical error as well
as other factors, however, all information contained herein is provided “AS IS” without warranty of any kind. MOODY'S adopts all necessary measures so that the information it
uses in assigning a credit rating is of sufficient quality and from sources MOODY'S considers to be reliable including, when appropriate, independent third-party sources. However,
MOODY’S is not an auditor and cannot in every instance independently verify or validate information received in the rating process or in preparing its Publications.

To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors and suppliers disclaim liability to any person or entity for any
indirect, special, consequential, or incidental losses or damages whatsoever arising from or in connection with the information contained herein or the use of or inability to use any
such information, even if MOODY’S or any of its directors, officers, employees, agents, representatives, licensors or suppliers is advised in advance of the possibility of such losses or
damages, including but not limited to: (a) any loss of present or prospective profits or (b) any loss or damage arising where the relevant financial instrument is not the subject of a
particular credit rating assigned by MOODY’S.

To the extent permitted by law, MOODY’S and its directors, officers, employees, agents, representatives, licensors and suppliers disclaim liability for any direct or compensatory
losses or damages caused to any person or entity, including but not limited to by any negligence (but excluding fraud, willful misconduct or any other type of liability that, for the
avoidance of doubt, by law cannot be excluded) on the part of, or any contingency within or beyond the control of, MOODY’S or any of its directors, officers, employees, agents,
representatives, licensors or suppliers, arising from or in connection with the information contained herein or the use of or inability to use any such information.

NO WARRANTY, EXPRESS OR IMPLIED, AS TO THE ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR ANY PARTICULAR PURPOSE OF ANY CREDIT
RATING, ASSESSMENT, OTHER OPINION OR INFORMATION IS GIVEN OR MADE BY MOODY’S IN ANY FORM OR MANNER WHATSOEVER.

Moody’s Investors Service, Inc., a wholly-owned credit rating agency subsidiary of Moody’s Corporation (“MCO”), hereby discloses that most issuers of debt securities (including
corporate and municipal bonds, debentures, notes and commercial paper) and preferred stock rated by Moody’s Investors Service, Inc. have, prior to assignment of any credit rating,
agreed to pay to Moody’s Investors Service, Inc. for credit ratings opinions and services rendered by it fees ranging from $1,000 to approximately $2,700,000. MCO and Moody’s
Investors Service also maintain policies and procedures to address the independence of Moody’s Investors Service credit ratings and credit rating processes. Information regarding
certain affiliations that may exist between directors of MCO and rated entities, and between entities who hold credit ratings from Moody’s Investors Service and have also publicly
reported to the SEC an ownership interest in MCO of more than 5%, is posted annually at www.moodys.com under the heading “Investor Relations — Corporate Governance —
Director and Shareholder Affiliation Policy.”

Additional terms for Australia only: Any publication into Australia of this document is pursuant to the Australian Financial Services License of MOODY’S affiliate, Moody’s Investors
Service Pty Limited ABN 61 003 399 657AFSL 336969 and/or Moody’s Analytics Australia Pty Ltd ABN 94 105 136 972 AFSL 383569 (as applicable). This document is intended
to be provided only to “wholesale clients” within the meaning of section 761G of the Corporations Act 2001. By continuing to access this document from within Australia, you
represent to MOODY’S that you are, or are accessing the document as a representative of, a “wholesale client” and that neither you nor the entity you represent will directly or
indirectly disseminate this document or its contents to “retail clients” within the meaning of section 761G of the Corporations Act 2001. MOODY’S credit rating is an opinion as to
the creditworthiness of a debt obligation of the issuer, not on the equity securities of the issuer or any form of security that is available to retail investors.

Additional terms for Japan only: Moody's Japan K.K. (“MJKK”) is a wholly-owned credit rating agency subsidiary of Moody's Group Japan G.K., which is wholly-owned by Moody’s
Overseas Holdings Inc., a wholly-owned subsidiary of MCO. Moody’s SF Japan K.K. (“MSFJ”) is a wholly-owned credit rating agency subsidiary of MJKK. MSFJ is not a Nationally
Recognized Statistical Rating Organization (“NRSRO”). Therefore, credit ratings assigned by MSFJ are Non-NRSRO Credit Ratings. Non-NRSRO Credit Ratings are assigned by an
entity that is not a NRSRO and, consequently, the rated obligation will not qualify for certain types of treatment under U.S. laws. MJKK and MSFJ are credit rating agencies registered
with the Japan Financial Services Agency and their registration numbers are FSA Commissioner (Ratings) No. 2 and 3 respectively.

MJKK or MSFJ (as applicable) hereby disclose that most issuers of debt securities (including corporate and municipal bonds, debentures, notes and commercial paper) and preferred
stock rated by MJKK or MSFJ (as applicable) have, prior to assignment of any credit rating, agreed to pay to MJKK or MSFJ (as applicable) for credit ratings opinions and services
rendered by it fees ranging from JPY125,000 to approximately JPY250,000,000.

MJKK and MSFJ also maintain policies and procedures to address Japanese regulatory requirements.

REPORT NUMBER 1248497

13          23 November 2020 Housing – Europe: COVID-19 accelerates housing market trends, exacerbating wealth inequalities

http://www.moodys.com


MOODY'S INVESTORS SERVICE CROSS-SECTOR

Contacts

Barbara Rismondo +44.20.7772.5448
Senior Vice President/
Manager
barbara.rismondo@moodys.com

Ruosha Li +44.20.7772.8638
AVP-Analyst/CSR
ruosha.li@moodys.com

Nick Hill +33.1.5330.1029
MD-Banking
nick.hill@moodys.com

Antonio Tena, Ph.D. +34.91.768.8235
VP-Senior Analyst
antonio.tena@moodys.com

CLIENT SERVICES

Americas 1-212-553-1653

Asia Pacific 852-3551-3077

Japan 81-3-5408-4100

EMEA 44-20-7772-5454

14          23 November 2020 Housing – Europe: COVID-19 accelerates housing market trends, exacerbating wealth inequalities


